
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for October 29, 2003 PLANNING COMMISSION MEETING

P.A.S.: Use Permit #146A - West Gate Bank

PROPOSAL: To waive the sign requirements for the O-3 district.

WAIVER REQUESTS:

1.  Allow an additional ground sign.
2.  Allow a ground sign in excess of the maximum allowed height.
3.  Allow the sign area for ground signs to exceed the allowed area.

LAND AREA: 6.42 acres, more or less

CONCLUSION: If other allowed signs on this site are restricted in area to compensate
for the requested waivers so the result is no net increase in the total sign
area allowed, this request is consistent with the intent of the sign
requirements for the O-3 district and the Zoning Ordinance.

RECOMMENDATION:
1.  Allow an additional ground sign. Conditional Approval
2.  Allow a ground sign in excess of the maximum Conditional Approval
     allowed height.
3.  Allowed the sign area for ground signs to exceed the allowed area:

Entrance Sign Denial
West Sign Conditional Approval

                                

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1, West Gate Bank Addition, Lincoln, Lancaster County,
Nebraska.

LOCATION: Northeast of the intersection of Old Cheney Road and Highway 2.

EXISTING ZONING: 0-3 Office Park District

EXISTING LAND USE: Bank
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SURROUNDING LAND USE AND ZONING:  

North: B-5, O-3 Office, Commercial
South: H-4, AGR Office, Commercial, Vacant
East: R-1, AGR Single-family Residential
West: H-4 Commercial

COMPREHENSIVE PLAN SPECIFICATIONS:

• Page F18 - Guiding Principles for the Urban Environment - Overall Form 
- Maximize the community’s present infrastructure investment by planning for residential and
commercial development in areas with available capacity.  This can be accomplished in many ways
including encouraging appropriate new development on unused land in older neighborhoods and
encouraging a greater amount of commercial space per acre and more dwelling units per acre in new
neighborhoods.

- Preservation and renewal of historic buildings, districts and landscapes is encouraged.  Development
and redevelopment should respect historical patterns, precedents, and boundaries in towns, cities, and
existing neighborhoods.

• Page F24 - Future Land Use Map
- This land is designated as Commercial in the Land Use Plan.

• Page F37 - Commercial and Industrial Development Strategy
- The commercial and industrial development strategy presented below seeks to fulfill two notable
objectives: (1) the approach is designed to provide flexibility to the marketplace in siting future
commercial and industrial locations; while at the same time (2) offering neighborhoods, present and
future home owners, other businesses, and infrastructure providers a level of predictability as to where
such employment concentrations might be located.  Balancing these two objectives in a meaningful
way will require diligence, mutual understanding, and an ongoing planning dialogue.

• Page F38 - General Principles for all Commercial and Industrial Uses
- Commercial and industrial districts in Lancaster County shall be located:  within the City of Lincoln
or incorporated villages; outside of saline wetlands, signature habitat areas, native prairie and floodplain
areas (except areas of existing commercial and industrial zoning); where urban services and
infrastructure are available or planned for in the near term; in sites supported by adequate road capacity
- commercial development should be linked to the implementation of the transportation plan; in areas
compatible with existing or planned residential uses; in areas accessible by various modes of
transportation (i.e. automobile, transit, and pedestrian; so that they enhance entryways or public
corridors when developing adjacent to these corridors; in a manner that supports the creation and
maintenance of green space as indicated in the environmental resources section of this plan.

HISTORY: UP#146 - Approved on November 22, 2002, allowing 60,000 square feet of
financial and office floor area with a waiver to building height. 

FP#02053 - A final plat approved on November 22, 2002, creating Lot 1, West Gate Bank
Addition.
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SAV#01024 - Approved on November 22, 2002, vacating the western portion of Wagon
Lane to accommodate FP#02053.

ANALYSIS:

1. The following signs are allowed in the O-3 district:
A.  On-premise wall and projecting signs not exceeding 10% of wall coverage
or 250 square feet in area per building facade, whichever is less, except a
single tenant is limited to 10% or 150 square feet;
B.  One ground sign per vehicular entrance not exceeding 32 square feet in
area and 8' in height;
C.  One internal direction sign per entrance not exceeding 50 square feet  in
area and 8' in height.
D.  In addition to B and C above, one ground sign not exceeding 15 square feet
in area and 5' in height shall be permitted at each building entrance.

2. The plan submitted shows a 64 square foot wall sign; a 69 square foot ground sign at
the entrance; and, a 170 square foot ground sign at the west edge of the site in a
retaining wall. 

3. Three waivers are being requested:
A.  To allow the entrance sign to exceed the maximum area allowed by 37
square feet;
B.  To allow an additional ground sign (in the retaining wall), and that also
exceeds the maximum area allowed by 138 square feet;
C.  To allow the wall sign in the retaining wall to exceed the maximum allowed
height by approximately 1' 8".

4. The total sign area allowed for this site 1,097 square feet.  The total sign area shown
is approximately 303 square feet (208 of which requires a waiver to be allowed).  So,
while the sign area for ground signs exceeds what is allowed, there is additional sign
area allowed beyond what is shown on the plan.  This includes one 15 square foot
ground sign at the building entrance, and up to an additional 936 square feet of wall
sign on the building.

5. The retaining wall at the west edge of the site will be constructed whether it has sign
face or not, as it is both functional and aesthetic.  The sign copy shown on the wall is
non-intrusive, and is focused towards adjacent commercial areas and the Highway 2
corridor.  The sign is architecturally compatible with the bank and integrates well with
the site.  It is noted that the intent of the site layout was to provide a visual focus when
looking west to east from the Highway 2 corridor, and this sign is compatible in that
viewshed.
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6. The waiver to sign height is to allow the sign on the retaining wall up to 9' 8".  The text
of the sign is actually less than 9' in height, however the Zoning Ordinance requires that
the height be measured to the surrounding structure.  This request is partially mitigated
by the fact that the grade is rising in elevation from west to east across the site.

7. A waiver is also requested to allow the entrance sign to be more than double the size
allowed.  Entrance signs are warranted and help customers and others find
businesses, and as such provide a service to the public.  However, staff has generally
not found justification for entrance signs in the O-3 to exceed what is allowed.  No
justification for this waiver has been provided, and there do not appear to be any
unique circumstances associated with this sign or part of the site.

8. This request does not seek an increase in the total amount of signs allowed, only how
the allowed sign area is allocated among the different types of signs.  It is appropriate
to reduce the unused sign area by a like amount, thereby maintaining consistency
between the total amount of signs allowed on the site and with what is allowed in the
O-3 district.  That being done, the impact of these waivers to allow the west ground
sign is minimal.

9. While it is reasonable to limit the amount of sign area on the building in exchange for
an additional ground sign, it is also reasonable to restrict where the sign area is
allowed on the building.  Acknowledging that the visual focus of the site is generally
from the west looking east, the limit on sign area on the building should also restrict
signs on the east side the building - the side which faces residential.  This allows the
signs to be focused where they are most desireable, but also limits them where they
would be least compatible.  

10. The O-3 district was established as a transitional district between higher intensity
commercial districts and residential uses.  To enhance compatibility and minimize the
impact upon residential uses, signs are limited as to the types of signs allowed along
with the amount of sign face allowed.  The west ground sign is not detrimental to either
the neighborhood or the community overall, and the waivers to allow it are appropriate
provided the total allowed sign area is not increased.

     
CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department and the plans are found to be acceptable, the application
will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:
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1.1.1 A note that reduces the total allowed area of wall signs by 170 square
feet, which is equal to the additional amount allowed for the west ground sign.

1.1.2 A sign table that includes all allowed signs and the approved area of
each, including the reduction and restrictions in allowed wall signs.

1.1.3 A note that prohibits signs on the east face of the building.

2. This amendment approves waivers to the sign requirements for the O-3 district to allow
an additional ground sign, a ground sign that exceeds the maximum height allowed,
and a ground sign in area in excess of the maximum area allowed.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan
including 5 copies.

3.2 The construction plans shall comply with the approved plans.

Standard:

4. The following conditions are applicable to all requests:

4.1 Before occupying the building all development and construction shall have been
completed in compliance with the approved plans.

4.2 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.3 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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4.4 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by:

_______________
Brian Will, AICP
Planner
October 16, 2003

APPLICANT/  
OWNER: Carl Sjulin

C/o West Gate Bank
1240 West O Street
Lincoln, NE 68508 (402) 434-3456

CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508 (402) 474-6311

F:\FILES\Planning\PC\PERMITS\UP\UP146A.West Gate Bank.bjw.wpd
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Zoning:

Zoning Jurisdiction Lines

City Limit Jurisdiction

R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 

One Square Mile
Sec. 16 T9N R7E
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